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OVERALL GOAL

Develop a cohesive plan for the 
Bolton town center in West Linn 
that can be implemented over 
time by a combination of public 
and private actions.
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OBJECTIVES

History

Town center

Community character

Trails

Connections
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Transit

Visions

New forms

Locals & visitors

Safety

Public spaces

Private investment

ODOT coordination

Catalysts

Blue Heron
Community engagement

Champions

Linking nodes

Gateway

PRINCIPLES
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The  data  show  that  the  study  area  has  a  higher  median  household  income  than  West  Linn,  but  a  
lower  per  capita  income.  This  indicates  that  more  families  live  in  and  near  the  study  area,  with  
more  individuals  per  household.    

Figure  9  shows  the  annual  household  income  of  the  study  area,  West  Linn,  the  five-‐‑minute  
drive  area,  Clackamas  County,  and  the  Portland  MSA.    The  study  area  and  West  Linn  have  a  
significantly  larger  portion  of  households  with  $100,000  or  more  than  the  five-‐‑minute  area,  
Clackamas  County,  and  the  Portland  MSA.    The  five-‐‑minute  area,  Clackamas  County,  and  the  
Portland  MSA  have  a  larger  portion  of  households  earning  less  than  $50,000  than  the  study  area  
and  West  Linn.  This  suggests  that,  while  incomes  very  nearby  are  higher  than  average,  the  
market  depth  for  products  that  target  the  upper  incomes  is  limited.    

It  is  important  to  note,  that  although  the  study  area  and  West  Linn  have  very  high  average  
incomes,  there  are  households  with  very  low  incomes,  less  than  $25,000  per  year.  There  area  
few  housing  choices  in  the  area  for  lower  income  households  at  this  time.  

Figure 9. Annual household income (2008-2012) 

 
Source: U.S. Census Bureau. 2008-2012 American Community Survey 5-year Estimates. Table DP03. 

The  study  area  and  West  Linn  are  attractive  to  high-‐‑income  households.  This  creates  an  
opportunity  to  provide  housing  that  appeals  to  that  demographic.  However,  the  area  does  have  
a  small  portion  of  lower-‐‑income  households,  and  could  provide  housing  to  support  a  range  of  
incomes.  Further,  while  the  number  of  people  in  high-‐‑income  brackets  is  proportionally  high  in  
West  Linn,  the  total  number  of  higher-‐‑income  earners  in  proximity  to  the  site  is  small.  Products  
that  target  upper  income  earners  would  need  to  attract  residents  from  other  parts  of  the  region,  
rather  than  from  other  parts  of  the  City  of  West  Linn.    
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Figure  16  shows  the  mix  of  housing  types  in  West  Linn.  The  data  show  that  a  large  majority,  
77%,  of  housing  units  are  single-‐‑family  detached  houses.  A  small  portion,  11%,  lives  in  attached  
single-‐‑family  units,  such  as  townhomes.  The  remainder  (11%)  lives  in  multi-‐‑family  units,  
ranging  from  duplexes  to  apartment  complexes  with  more  than  20  units.  

Figure 16. Housing Type by Number of Units in Structure, West Linn 

 
Source: U.S. Census Bureau. 2008-2012 American Community Survey 5-year Estimates. Table DP04. 

The  data  show  that  the  majority  of  the  housing  stock  in  West  Linn  is  single-‐‑family  detached  
units.  The  existing  multi-‐‑family  complexes,  however,  enjoy  strong  rents  and  low  vacancy  rates.  
Table  4  shows  the  rents  and  vacancy  rates  for  three  apartment  complexes  in  West  Linn.  Two  
complexes,  Cascade  Summit  and  Summerlinn,  are  relatively  new  and  offer  high-‐‑level  amenities.  
One  of  the  complexes  that  ECONorthwest  was  able  to  reach,  the  Amy  Street  Apartments,  is  in  
the  study  area.  The  apartment  manager  reported  that  the  units  are  very  easy  to  fill  and  units  are  
rarely  vacant  for  long.  The  rents  at  the  Amy  Street  Apartments  are  much  lower  than  at  the  
larger,  newer  complexes.    
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Figure 14. Median Home Sale Prices (1997-2013) 

 
Source: Zillow.com 

Figure  15  shows  building  permits  for  single-‐‑family  structures  and  multi-‐‑family  structures  in  
West  Linn  between  1981  and  2013.    Permits  for  single-‐‑family  housing  peaked  in  the  early  1990s.  
Permits  for  multi-‐‑family  housing  peaked  in  1997  and  1998.  Since  2003,  about  60  units  have  been  
per  year,  on  average.  The  City  has  issued  only  eleven  permits  for  multi-‐‑family  units  of  any  kind  
over  the  last  ten  years.   

Figure 15. Building Permits, West Linn (1980-2012) 

 
Source: City of West Linn Building Department (http://westlinnoregon.gov/building/latest-housing-counts).   
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Figure 6. Change in Age Distribution, 2000-2010 

 
Source: U.S. Census Bureau. 2000 and 2010 Decennial Census. Table DP1. 

The  primary  study  area  and  West  Linn  are  experiencing  the  same  demographic  trends  as  the  
nation:  its  population  is  aging  and  in  the  coming  decades,  a  larger  portion  of  its  population  will  
be  over  65.  Providing  housing  choices  for  an  aging  population  could  give  existing  residents  a  
wider  choice  of  housing  options  to  enable  them  to  age  in  place.      

3.3 Race and Ethnicity 
Table  2  shows  the  race  and  ethnicity  composition  of  the  study  area,  West  Linn,  the  five-‐‑minute  
drive  area,  Clackamas  County,  and  the  Portland  MSA.  The  study  area,  the  five-‐‑minute  drive  
area,  and  West  Linn  exhibit  similar  trends,  with  88%  of  people  identifying  themselves  as  white,  
5%,  and  other  races  each  comprising  less  than  5%  of  the  population.    Clackamas  County  is  
similar  with  a  slightly  lower  percentage  of  people  identifying  as  white  (84%)  and  a  slightly  
larger  percentage  identifying  as  Hispanic  or  Latino  (8%).    The  Portland  MSA  contains  the  most  
diversity  with  about  76%  of  people  identifying  as  shite,  11%  identifying  as  Hispanic  or  Latino,  
6%  identifying  as  Asian  and  the  remainder  individually  making  up  less  than  5%  of  the  
population.    
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Table 4. Apartment Rents and Vacancy Rates, West Linn  

 
Source: ECONorthwest. 

The  housing  market  data  show  that  the  great  majority  of  housing  units  in  West  Linn  are  high-‐‑
cost,  single-‐‑family  detached  units.  This  aligns  with  the  demographic  structure  of  the  
community,  which  showed  the  community  appeals  to  affluent  households  with  children.  Staff  
at  the  City  of  West  Linn  and  members  of  this  project’s  Advisory  Committee  noted  that  the  
community  has  long  supported  its  K-‐‑12  schools  and  the  school  system  enjoys  a  good  reputation.  
The  State  of  Oregon  has  rated  the  schools  in  West  Linn  as  ‘outstanding’.      

A  small  portion  of  the  community’s  households  rent  their  homes.  The  existing  rented  housing  
has  low  vacancy  rates  and  high  rents,  indicating  potential  demand  for  additional  rental  
housing.  Very  few  multi-‐‑family  units  have  been  built  in  West  Linn  over  the  last  ten  years,  and  it  
is  likely  that  there  is  pent-‐‑up  demand  for  additional  units.    

A  small  portion  of  West  Linn  is  low  income.  There  are  few  housing  choices  for  lower-‐‑income  
households,  and  new  housing  in  the  study  area  could  provide  new  workforce  housing.  Given  
the  good  reputation  of  the  school  district,  it  is  likely  that  many  families  would  like  to  locate  in  
the  area,  but  cannot  find  housing  within  their  price  range.    

The  lack  of  higher-‐‑density  ownership  housing  in  West  Linn  creates  an  opportunity.  The  
demographic  analysis  showed  that  the  portion  of  West  Linn  residents  over  the  age  of  65  is  
growing.  At  this  time,  those  individuals  have  few  choices  to  allow  them  to  remain  in  West  Linn  
as  they  age.  Higher-‐‑density  units,  with  low  maintenance  requirements,  are  likely  to  appeal  to  a  
portion  of  this  demographic.    

4.2 Retail Uses 
Figure  17  shows  vacancy  and  absorption  for  retail  space  in  the  West  Linn/Lake  Oswego  region;  
Figure  18  shows  average  rents  in  the  region.  Vacancies  in  the  market  have  been  low,  even  

Complex Unit
Number0of0

Units Rent SF $/SF
Vacancy0
Rate

Cascade0Summit 1"Bedroom 62 $1,000 795 $1.26 1.6%
22100"Horizon"Dr 2"Bedroom 182 $1,200 1045 $1.15 1.1%
West"Linn,"Oregon 3"Bedroom 50 $1,500 1289 $1.16 6.0%

Total/Average 294 $1.17 2.0%

Summerlinn 1"Bedroom 35 $1,100 765 $1.44 14.3%
400"Springtree"Lane 2"Bedroom 70 $1,350 1239 $1.09 2.9%
West"Linn,"Oregon 3"Bedroom 21 $1,800 1515 $1.19 9.5%

Total/Average 126 $1.18 7.1%

Amy0Street0Apartments Studio 1 $650 350 $1.86 0.0%
5250"Amy"Street 1"Bedroom 1 $725 550 $1.32 0.0%
West"Linn,"Oregon 2"Bedroom 7 $895 850 $1.05 0.0%

38Bedroom 1 $850 1000 $0.85 0.0%
Total/Average 10 $1.05 0.0%

APARTMENT RENTS AND VACANCY RATES
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Figure 2. Improvement-to-Land Value Ratio, Identified by the Clackamas County  
Assessment and Taxation Office 

  
Source: ECONorthwest, using RLIS parcel data. 
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1. Study area accommodates traffic 
efficiently. No pressing needs for safety 
enhancements.

2. Opportunities for improvements involve 
the reallocation of right-of-way to other 
purposes.

3. Highway 43 Concept Plan: 
• bicycle lanes
• median to control left turns 
• enhanced character
• upgraded sidewalks 
• crosswalks 

4. 205 access ramps: 
• eliminate one ramp
• reconfiguration of roadways and  

intersections
• safer for walking and biking
• open up areas for other purposes 
• enhance the arrival experience 

5. The Broadway bridge: 
• re-purposed to accommodate other 

uses such bicycle and walking routes

TRANSPORTATION:
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AUTOMOBILES
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TRAFFIC COUNTS

14,200

87,790

26,800

11,960

20,700
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Intersection
Hwy 43/Hood St-McKillican St

Hwy 43/I-205 SB

Hwy 43/Lewis St

Hwy 43/Burns St

Hwy 43/Willamette Falls Dr

Willamette Falls /Sunset Ave

LOS
E

E

B/F

D/F

D/F

A/E

2030 Ave. Delay (sec)
62.7

69.1

>50.0

>50.0

>50.0

47.6

INTERSECTION DELAY



ECONorthwest 
Walker Macy
Nelson Nygaard
Studio Cascade

ARCH BRIDGE AND BOLTON TOWN CENTERPlan the
West Linn

TRAFFIC SAFETY

• Measured by motor collisions per million 
vehicles entering intersections

• Rates exceeding 1.0/million may warrant 
safety enhancements 

• No intersections exceed the threshold 
• One pedestrian collision reported at 

Highway 43 & Cedaroak Dr
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AUTO CONDITIONS
• Left turning movements onto Willamette 

Dr from side streets are challenging within 
the study area (worsen further north on Hwy 43)

• State funding primarily limited to safety 
improvements along Hwy 43

• I-205/Hwy 43 interchange and 
convergence of bridgehead traffic present 
a number of modal conflicts

• ODOT is open to reconfiguring the 
interchange (no funding) 
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OPPORTUNITIES: AUTOS

• Improve or limit (e.g. Lewis St) left-
turning movements onto Hwy 43 at key 
unsignalized intersections

• Explore opportunities for improving 
traffic flows, safety, and efficiency at 
Hwy 43 and I-205 interchange

• Prioritize and seek funding for Hwy 43 
Concept Plan improvements 
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PEDESTRIAN CONDITIONS

• Sidewalks network generally connect major 
activity centers along arterials and 
collectors

• In some areas, sidewalks only provided on 
one side of the street if at all

• Many facilities are curb tight, providing no 
buffer between pedestrians and traffic 

• Significant gaps in sidewalks within older 
established neighborhoods (topography, former 
street design standards)
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PEDESTRIAN OPPORTUNITIES

• Prioritize pedestrian enhancements and 
crossing along Hwy 43 

• Enhance east-west connectivity through 
mid-block crossings 

• Sidewalk infill where topography allows
• Provide pedestrian gateway experience 

upon crossing the bridge (clear 
wayfinding, safe and comfortable 
facilities, civic/open space)



ECONorthwest 
Walker Macy
Nelson Nygaard
Studio Cascade

ARCH BRIDGE AND BOLTON TOWN CENTERPlan the
West Linn

BICYCLES
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BICYCLE CONDITIONS
• Limited by topography and connectivity of 

street network
• Existing separated and shared facilities 

viewed as deficient 
– on-street parking infringing on Hwy bike lanes 

43
– Cyclists use sidewalk on Arch Bridge rather 

than mix with traffic despite sharrow treatment
• Difficult bridgehead/gateway connections 

to Willamette Falls Dr and Hwy 43 
northbound
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BICYCLE OPPORTUNITIES

• Enhanced wayfinding and seamless 
connectivity at the bridgehead

• Broadway St (bridge) to McKillican St as 
a parallel route to Hwy 43 

• Explore enhanced bicycle treatment on 
Hwy 43 using existing curb-to-curb 
ROW

• Address east-west connectivity 
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35 – MACADAM/GREELEY

• 20-30 min headways
• 25 boarding rides/hour 

(#35 out of 80 fixed bus routes)

• Travel times:
– Lake Oswego TC: 15 min
– Downtown Portland: 53 min

– Rose Quarter: 1 hour
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• 1 hour headways
• 9 boarding rides/hour (#77 out of 80 fixed bus routes)

• Willamette Neighborhood-Oregon City 15 min

154 – WILLAMETTE



ECONorthwest 
Walker Macy
Nelson Nygaard
Studio Cascade

ARCH BRIDGE AND BOLTON TOWN CENTERPlan the
West Linn

TRANSIT OPPORTUNITIES

• Lack of transit amenities (benches, 
shelters, lower frequencies) driven by 
lower ridership

• Leverage future land use opportunities 
to build ridership

• Prioritize pedestrian improvements and 
crossings connecting to transit (e.g. Safe 
Routes to Transit)
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1. Northern Study Area has limited sites for redevelopment. 
• stable, single-family housing 
• renovated shopping center

2. A few locations for sensitive infill development:
• along Burns Street. Should the 
• U.S. Post Service 
• two automobile service stations 

3. Greatest potential for development: 
• area closest to the Arch Bridge and the 
• West Linn Paper Company. 

Could accommodate: 
• new housing 
• employment 
• retail 
• services
• restaurants 
• hotel and conference center 

4. Possible need for new form of zoning with special standards 
to recognize the Town Center.

5. Bolton Neighborhood Plan: offers a number of great ideas 

6. Town center could help mend the divide of I-205.

7. Highway 43 Concept Plan suggests enhancements  that can 
add to the town center.

8. Numerous opportunities to commemorate and interpret local 
cultural and natural history 

URBAN DESIGN 
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COMMERCIAL

MEDIUM DENSITY 
RESIDENTIAL

INDUSTRIAL

MEDIUM-HIGH 
DENSITY RESIDENTIAL

LOW DENSITY 
RESIDENTIAL

COMMERCIAL PROPERTY 

37 Acres  Primary Study Area

10 Acres  Secondary Study Area
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Segment N / Intersections 11 & 12

Segment N is a 64’ right-of-way, and passes Bolton Primary School 

and Hammerle Park. Consequently, providing a safe, high-quality 

pedestrian network is crucial in this segment; thus 6’ sidewalks set 

behind 8’ planting strips have been provided on both sides of the 

street.

A pedestrian activated signal currently exists at OR 43 and 

Holmes Street. The plan maintains this signal. Additionally, the 

community has voiced a preference for a pedestrian crossing / 

refuge island at OR 43 and Lewis Street as well. However, because 

a left turn pocket has been introduced on OR 43 to allow for 

left turn movements from the highway into Lewis, the crossing / 

refuge island would have to be located at the south leg of the OR 

43 / Lewis intersection.  This placement may present a conflict 

between pedestrians and left-turning vehicles from Lewis. The final 

determination regarding the placement of a pedestrian crossing at 

this location will have to rely upon future safety studies. It should 

be noted that providing a safe pedestrian crossing at Lewis may 

result in TriMet removing their nearby stops at Holmes, as these 

somewhat redundant stops were initially included because of 

pedestrian safety concerns.

Significant intersection mobility improvements are recommended 

for Holmes and Lewis. In order to address backups which 

regularly occur during school drop-off and pick-up hours, the 

plan recommends a circulation plan, whereby a left turn lane is 

provided at Lewis, allowing vehicles trying to access the school to 
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enter here. Students may be dropped off at the Hammerle Park 

parking area. Vehicles can then proceed through to Holmes, which  

is converted into an exit-only drive. The proposed circulation plan 

works largely because of the alternating peak demand hours of 

the school and the park. During early mornings and afternoons, 

the park is likely to be in less demand, whereas on weekends and 

early evenings when park use is likely to be higher, the school is 

closed.

The summary of impacts related to the intersection improvements 

at Holmes Street and Lewis Street are as follows:

The existing ROW on Highway 43 is about 63 feet from 

Holmes Street to Lewis Street and 112 feet north of Holmes 

for the segment that includes the combined ROW of Highway 

43 and Holmes Street where it doubles back parallel to 

Highway 43.  The proposed cross section at Lewis Street 

would require 64 feet of ROW, just slightly more than is 

available, requiring only a small amountof additional ROW.

The greatest challenge for this segment will be grades as 

the approach grades to Highway 43 are already somewhat 

steep and widening of the roadway will make them steeper.

School bus access is essential, but may be challenging due 

to grades and geometry at Holmes Street.  This will require 

more in-depth investigation at the preliminary engineering 

level to determine if the proposed layout is feasible for 

buses.

•

•

•

* Raised bikeway subject to ODOT review and approval

* *
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Segment 0 / Intersection 13

Segment O is a 56’ right-of-way, and traverses the Bolton 

commercial node at the southern limits of the study area. 

Its limited right-of-way dictates that streetscape elements be 

prioritized. Accordingly, the cross-section eliminates the planting 

strip in order to maintain the 6’ bike lane and provide sidewalks 

wide enough to accommodate the needs of a commercial area. 

A median currently exists, extending from Hood / McKillican to 

Easy. The plan recommends extending this median to Burns. 

Doing so creates an opportunity for a pedestrian crossing at the 

southern leg of the OR 43 / Burns intersection, thereby maximizing 

pedestrian circulation and access within the commercial node.  

The update of the City’s Transportation System Plan (TSP) currently 

underway will examine the need for a new signal at OR 43 and 

Burns.

Additionally, the plan recommends installing landscaping within 

the existing, concrete median as a means of beautifying the 

streetscape.
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The summary of impacts related to the intersection improvements 

at Hood Street / McKillican Street are as follows:

The proposed cross section with left turn lanes would 

require 64 feet of ROW.  At the narrowest point, the existing 

ROW on Highway 43 is 60 feet, but is generally in the range 

of 62 to 66 feet so some small slivers of private property 

acquisition would be required.

There are no existing driveways that conflict with the 

proposed left turn lanes on Highway 43.

•

•

* **

* Raised bikeway subject to ODOT review and approval

* Landscaping/swales subject to ODOT approval and maintenence agreement

HIGHWAY 43 
CONCEPTUAL PLAN
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OPEN SPACE / TRAILS

1. Existing unique open spaces will enhance 
potential town center. 

2. West Linn Trails Master Plan identifies use of 
current parks, streets and added right-of-way 
to complete a multimodal recreational route.

3. As the trail is developed, local connections can 
enhance its relationship to the town center.

4. Trail potential:  
• interpret the rich history of the area, as well 

as to 
• provide an esplanade with views the falls and 

natural landscape

5. The McLean House: 
• valuable community asset
• enhanced by sensitive site improvements
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Figure 6: Trails System 
Concept Plan
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Entrance to West Bridge Park
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